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Abstract
Background
Architecture and buildings are looked at as “permanent” and “stable”
objects within society, and yet almost everything about them change over
their lifetime. All the individual pieces that make up a building are replaced,
renovated, or upgraded as time goes on and still the building as the whole
remains. This interesting dynamic of a static object containing a constantly
changing system is something often overlooked within the design process.
Proposal
The majority of buildings today are made to suite the particular interests
of the present with little thought given over to the needs of the future. This
mentality has recently begun to change with the rise of sustainability and
a continued interest in providing for the future. In response to this, my thesis
will investigate the viability of a pre-adaptive building prototype capable
of not only holding different programs, but also of being able to make
minimal changes to switch out the program. The result is a building that
adapts and changes to new program while still maintaining its permanence.
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I met a traveler from an antique land
Who said: ‘Two vast and trunkless legs of stone
Stand in the desert. Near them on the sand,
Half sunk, a shattered visage lies, whose frown
And wrinkled lip and sneer of cold command
tell that its sculptor well those passions read
Which yet survive, stamped on these lifeless things,
The hand that mocked them and the heart that fed.
And on the pedestal these words appear:
My name is Ozymandias, King of Kings:
Look on my works, ye mighty, and despair!”
Nothing beside remains. Round the decay
Of that colossal wreck, boundless and bare,
The lone and level sands stretch far away’.
Percy Bysshe Shelley, ‘Ozymandias’ (1818).
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History

Quest

for

Permanence

Despite the vast majority of buildings in
the world being static (if not permanent),
for 99 per cent of human history it has
been a part of our genealogy to be
mobile. Humanity thus has relied on
mobile structures to protect and shelter
them for the vast majority of our history.
Buildings today still serve as stable and
concrete examples that shelter and
protect us, but they have shifted from
being mobile, adaptable containers
to permanent and rigid structures.
While our society in some forms has also
become less fluid than ancient times,
it is increasingly becoming more fluid
and susceptible to varying changes.
Yet, as a whole we still desire these
permanent and stable objects in our
society to provide a sense of security.
This desire for security in an ever changing
world could be summed as “humanity’s
quest for permanence.” In varying
degrees and throughout history, mankind
has looked for permanent solutions, or
to leave a lasting legacy of some sort.
In the beginning, resources were scarce
and used sparingly. Thus houses and
domestic buildings were built with easily
renewable resources and materials.
Yet there was an exception when it
came to religious or civic buildings.
These structures represented status and
power and thus the “permanence”
of
the
institute
behind
them.
History
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Quest

for

Permanence

Early civilizations like Greece, Rome,
Egypt, and China all have examples
of these buildings. Temples designed
for the worship of gods survive today.
Other things were built as monuments
to the supremacy of the ruler. Rome
was also famous for it’s many civic
structures which highlighted the power
and permanance of their civilization.
Other civilizations have looked on
permanance in a different manner.
Eastern cultures, which embraced nature
much more so than western cultures,
realized that nothing is permanent. Instead
they embrace the ideas of the cyclical
patterns of nature. Impermanence is
something that is deeply engrained in
their culture and even today influences
the way that structures are built.
For the western world, permanence
is
something
often
desired.
“We want to achieve ‘lasting results,’
or find ‘permanent solutions’ or
enduring love,’ to make ‘continuing
commitments,’ to invest our savings with
‘permanent’ investment funds and to
achieve ‘sustainable’ regeneration. For
most people, the notion of permanence
brings a sense of security and
a
hedge against risk and the winds of
change.” (Bishop and Williams 2012, 11)
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As cities and buildings developed, more
and more of the fabric has shifted from
a temporary structure to a permanent
one. Initially again, few buildings were
viewed as being “permanent.” Homes
and domestic buildings were often
times temporary and easily replaced.
In some cases, this meant building
directly on top of a ruined building,
while in others, the existing fabric was
completely replaced with a new one.
Major disasters such as the Great Fire
of London in 1606 led to the passing
of laws guiding the construction and
standardinazation of buildings. With
the rise of laws and codes guilding the
construction of dwellings and buildings,
this idea of temporary structures shifted
radically. In the last two centuries,
humanity has begun to “guard” previous
building mainly through the use of
“layers of legislation in the fields of
planning, building, fire prevention and
public health.” (Bishop and Williams
2012, 14) With these new laws, buildings
must be built much more robustly and
thus become more permanent. Today,
houses and buildings are often thought
of as permanent objects. While buildings
still are demolished and replaced over
time, the vast majority of them remain.

History
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for

Permanence

Humanity has even begun to permanently
protect historic buildings. In the United
Kingdom, preservation laws and areas
have rapidly exapanded. In 1977, there
were 3500 Conservation areas which
has grown to more than 9600 in 2010.
These areas affect more than 1.5 million
buildings. This interest in protecting and
saving buildings is quite interesting and
strange. The writer Dan Cruickshank once
wrote that in the West, it is the materiality
of buildings that is paramount. The stones
themselves are perceived to witness our
history. (Bishop and Williams 2012, 15)
Preservation laws in the UK initially sought
to protect only pre-historic buildings
when they were first introduced in 1882. A
little over 100 years later, it had changed
where buildings older than 30 years could
be protected. From this, Rem Koolhass in
his exhibit for the Venice Architectural
Biennale 2010, Cronocaos, extrapolates
that the next step of preservation would
include buildings that had yet to be built.
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Even without preservation techniques,
buildings both historic and new find a way
to remain. An example of how historic
buildings leave their mark can be seen
in the Piazza dell’Anfiteatro in the Italian
city Lucca. The original ampitheatre has
been replaced with new structures, yet
evidence of the original remains. Even
structures intended to be temporary
occasionally
end
up
becoming
permanent. One of the most famous
examples of this is the Eiffel Tower, built
for the 1889 World’s Fair in Paris. It has
remained since then due to its popularity
and has become a cultural landmark.
We know that the city is never an end
state, but is perpetually evolving. The
evidence lies all around us. The historic
layers of cities co-exist in a rich mosaic
of contrasting architectural styles.
Sometimes these historic structures are
embedded successfully within the life and
function of the modern city; sometimes
their outline is written in its present street
patterns; and sometimes they seem
stranded incongruously in its fabric.
This four-dimensional city is the reality, yet
much urban thinking and many strategies
are still strictly three-dimensional. City
authorities continue to seek permanent
and final solutions and to plan for an
end state. (Bishop and Williams 2012, 19).

History
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Humanity’s desire for permanence can
be seen in their desire to preserve buildings
even through massive renovations. A
prime example of this can be seen in
downtown Lincoln, Nebraska. At the
corner of 12th and “O” streets stands the
Anderson Building originally known as the
Burr Block. The 11-story building when it was
originally built was quite different though.
Lincoln Mayor Carlos Burr along with his
brother Lionel purchased the lots on the
northeast corner of 12th and “O” streets
in 1876 and soon afterward hired Lincoln
Architect James Tyler to design Lincoln’s
first “skyscaper” at 6 stories tall. Records
of the time are sketchy as to the actual
date of construction, but the building can
be see in images as early as 1889. The
building housed the German National
Bank on the ground floor while various
tenants, mainly lawyers, occupied offices
on the upper floors. Notable tenants
included William Jennings Bryan as well
as later Vice President Charles Dawes.
The building was later purchased in
1906 by Security Mutual Insurance
Company. They would start an expansive
renovation in 1915 with the architects
Berlinghof & Davis. They converted
the original 6-stories into 8 stories, then
added two regular stories as well as a
penthouse level. Thus the 6-story building
was changed into a new 11 story
office headquarters for the company.
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To accomplish this feat, as well as to
maintain occupancy throughout the
renovation, they started work on the
southern half of the building first. Here
they gutted the structure and dropped
in a new steel structure by crane. The
stone facade was then relaid in front of
the steel structure and new stone was
found to match the existing stonework.
Over the next century, the building served
numerous and diverse tenants, though
it was mostly used as offices. It was also
renamed multiple times as it switched
owners and has thus been known variously
as the Burr Block, Security Mutual Building,
Veteran’s Building, Anderson Building,
and finally as Cornerstone Condiminums.
This final name change occurred in
1985, six years after it was placed on
the National Register of Historic Places.
Purchased by the Arter Group, the
building was extensively remodeled
converting most of the upper floor offices
into condominums. According to the Arter
Group about the renovation: “All of the
space in the building was gutted, again
except for the structural elements, and
completely renovated in accordance
with historical guidelines, creating ‘new’
housing units on floors 3 and 4th, and
also on floors 6 through 11 with ‘Class
A’ offices on the remaining floors.”

History
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This endeavor to preserve a building is not an uncommon occurrence.
The reasons for this preservation are numerous, but in part it is because
“permanent” buildings provide a sense of stability and security to society.
Stewart Brand, in his book How Buildings Learn, examines all the different ways
that buildings change. He summarizes the changes in what he calls the “Six S’s of
Change.” They are, in order: Site, Structure, Skin, Services, Space Plan, and Stuff.
Each one of these factors in a building change at a different rate than the others.
Out of the six “S’s,” there are really only four of which the architect has real
control over. Site is something which the architect has only minimal influence
over, while Stuff is mainly controlled by the users and occupants of the
building. Structure rises to the top as the most important factor as it what sets
up the rest of the building and is the hardest and most expensive to change.
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Brand, Stewart. How Buildings Learn: What Happens after They’re Built. New York: Penguin Books, 1995.
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Lifecycle Analysis of Buildings

SITE

Site:

Geographical setting is the first thing decided about a building. It has the potential
to be changed. However, changing the site is typically fairly expensive and left
alone. Once the building is constructed, the site is left alone other than cosmetic
changes like changing plants and site furniture. In essence then the site is eternal.
Change: Never
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Lifecycle Analysis of Buildings

Structure:

Foundation and load-bearing elements are the first things to be constructed in the building.
Everything else about the building is based off of the structure. As such, changing the
structure is incredibly expensive and difficult to do. If the building needs to grow, a new set of
structure has to be constructed as well. The structure then can last as long as the building.
Change: 30 - 300 years

History
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Lifecycle Analysis of Buildings

Skin:

The exterior facade of the building is something that helps define the building. The
exterior facade undergoes changes over time either as it wears out and needs repair
or to keep up with fashion and technology. Older buildings in particular leak energy
through the exterior and to keep it better-insulated, the facade is updated to save
the owner energy costs.
Change: 20 years
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Lifecycle Analysis of Buildings

Services:

Things that make up the building services include not only all the HVAC equipment and
ductwork but also all electrical wiring, communication wiring and moving parts such
as elevators. These things wear out overtime and need to replaced and updated.
Other times they are replaced as new efficient technology comes out. If these things
are too deeply embedded to replace easily, the building is typically demolished.
Change: 7 - 15 years

History
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Lifecycle Analysis of Buildings

Space Plan:

Interior layout such as walls, ceilings, floors and doors. There a multitude of
reasons for these changes which might be the changing needs of the tenant
or just simple updating to match current market trends. Commercial space
can change every 3 years or so while homes might last as long as 30 years.
Change: 3 - 7 years
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Lifecycle Analysis of Buildings

Stuff:

Chairs, desks, phones, pictures, kitchen appliances, lamps, hair brushes,
etc. These items can change as quickly as day to day. Other items may last
longer but as tenants change out, their “stuff” also change with them as well.

Change: 1 - 5 years

History

025

Lifecycle Analysis of Buildings
Of Stewart Brand’s Six “S’s” then, only
four of them can be influenced by
arhitects. Site is something that is eternal,
fixed, and only minimally affected. Stuff
on the other hand, changes rapidly but
is almost completely determined by
the user(s). Of the four other “S’s” then,
how can architect’s and designer’s
affect them? How can one make an
adaptable structure? Or a flexible skin?
How do you design services such as
HVAC to be easily updated and replace?
And how do create a space plan
capable of adjusting to new program?
To answer these questions, it might be
first benefiial to understand how and why
these thing change in buildings today. The
reasons for why buildings change or don’t
change are vast and vary from building
to building. Some buildings refuse to
change while others change so much, the
original structure is difficult to recognize.
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SITE
STRUCTURE
SKIN
SERVICES
SPACE PLAN
STUFF

Architect can only minimally affect the site

Architect determines the structure at the beginning
and it effects everything else about the building

Skin is placed on the structure and usually responds to
the interior program

Determined by architect and engineers and are
influenced by space plan

Determined by collaborating between the architect
and the tenant and will be constantly influenced later
by the tenant

Can be influenced by the architect or interior
designers but ultimately is decided by the tenants.
History
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Lifecycle Analysis of Buildings
The San Fransico Mint Building was built
in 1874 to replace a 20 year old building.
The reason for the new building was
because the program had outgrown the
original building. However, the architects
and owners of the new building
provided no provisions for later growth.
In 1906, an earthquake struck San
Francisco. Due to heroic efforts
on part of the staff as well as the
construction of the building itself, the
building and its gold inside survived.
The building maintained it’s use
until 1937 when again the minting
activity outgrew the building. The
building was abandoned for a newer,
larger structure over a mile away.

ca. 1870. Architect’s rendering of the building that was built in 1874 to house the outgrown 1854 Building. However,
no provision was granted for future growth of the program.

1906: After the earthquake, the building still survived thanks in part to its structure and the heroic efforts of the staff
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Lifecycle Analysis of Buildings
Today, the building still stands and is
maintained by the U.S. Government.
Without the function of the U.S. mint, the
building’s program has changed to one
of a museum along with a few offices.
Institutional buildings such as government
buildings and church buildings are
ones that tend to defy change. The
San Francisco Mint survived both an
earthquake and it’s program leaving.

2014: The Building still stand unchanged even though all minting functions have been moved into a new facility. So
even though the program has completely changed, the building has remained the same.

Other historic buildings like the Empire
State Building have also survived to
modern time. However, extensive
renovatios have taken place, albeit on
a level not easily noticeable. The Empire
State Building has a LEED Gold rating
after renovations to the windows and
other features were updated greatly
reducing energy costs for the building.

History
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Lifecycle Analysis of Buildings
This commercial building in Lawrence,
Kansas shows how a typical renovation of
a commercial building. Here the building
changed adjusted for a changing
program. The bus depot was replaced
by professional offices and the facade
was updated to match. The theatre
meanwhile received it’s own update
as well to match new market trends.
On the right, the garage shown is replaced
by a new retail space. However, very little
updating to the facade was needed for
this new program. The wide windows
provide an ample amount of natural
daylighting as well as areas for product
display. The open layout also allows for
new programs to fill in as needed without
any need for demolition or construction.

1938: Housed a multitude of uses including a theatre, bus depot, coffee shop and possible some offices.

1979: The only thing that remains is the theater, however it shows evidence of being remodeled. The depot has been
replaced by some professional offices.
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Ca. 1955: The building was originally built as a garage and featured wide windows to
provide natural lighting.

1990: The garage has been replaced by retail uses yet because of it’s wide windows
still functions well.

Ca. 1925: The interior of the garage was wide and spacious allowing for maximum
flexibility.

1993: The interior of the space still functions well even with a different function.

History
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1863: Original Cliff House Restaurant built to take advantage of spectacular views.

1878: The owner added an addition to increase the size of the building and thus the
profits.

Ca. 1900: The original structure was rebuilt after a fire with a grand new structure.

Ca. 1910: After another fire, the building was regain rebuilt but this time with fireproof
materials.
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Lifecycle Analysis of Buildings
The Cliff House has a very long history.
It was a building that despite numerous
disaster, refused to go away. It has
rarely stayed the same either. With
an iconic view of the ocean, the
site is one valuable for the owners.

1946: The building exchanged hands and the facade was updated to fit current market trends.

Over time, the building saw numerous
expansions and renovations. Each one
was meant to increae the financial
value of the site. The expansions allowed
for more visitors. The facelifts were
meant to keep up with the current
market trends. It faced two fires that
destroyed the building, but the site and
the brand of the “Cliff House” were too
valuable to be abaondoned. In the
end, this buildng proves the face that
site is eternal, while all else changes.

1954: The facade was again renovated along with another addition to increase the size of the building.

History
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Solid

to

Liquid

Modernity

Overall, buildings change and in many
diverse ways and for many diverse
reasons. One thing that has started to
occur recently is that the rate of these
changes has begun to drastically
speed up. This can be seen in the rate
of change of fashion, technology, and
the various trends that occur. Zygmut
Bauman, a Polish sociologist, argues that
we have actually moved from a phase
of what he terms ‘solid’ modernity to
a ‘liquid’ phase. ‘Solid’ modernity was
based on a belief that it was possible to
make a fully rational perfect world where
change was only temporary. All that was
needed to make a fully rational world
was acquiring enough information,
knowledge and technical skills. In
contrast, this phase of ‘liquid’ modernity
comes from a realization that a state
of perfection willl never be achieved.
Instead, change is a constant and thus
leads to increased ambivalence and
feelings of uncertainity in the world.

(Bishop

and

Williams

2012,

21).

Bauman’s ‘Solid’ modernity is exemplified
by the master plans of Chicago, Detroit,
Paris and other cities in the late 19th and
early 20th centuries. Here the plans were
concerned about grand visions of the
city that were incredibly idealized. The
problem with these plans was because
they were so grand and detailed, they
could never be fully realized. A new
master plan would then be developed
to adjust to the new situation.
034
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Chicago Maser Plan - Daniel Burnham 1909

Solid

to

Liquid

Modernity

King’s Cross Station Master Plan by Allies and Morrison - Urban Practioners

More effective masterplans today are ones that more concerned with visions or concpets
rather than determining set uses and hard lined plans. This allows the plan to adapt to
changes over time as long as it has enough inbuilt flexibility to it. This sort of planning
recognizes that one phase of master plan not only effects the surrounding area, but all
subsequent phases of a plan. The unifiying vision or concept is able to remain intact and
thus maintain a unifying plan for the entire area over time. (Bishop and Williams 2012, 182).
King’s Cross Master Plan developed by Allies & Morrison was focused on a single
unifying vision. It is more of a framework than a plan and allows for change to
occur within the master plan as it develops over a fifteen year building period.
History
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Solid

to

Liquid

Modernity

In this era of rapid changes then, cities
and districts must also adapt their zoning
practices. Traditional Euclidean zoning
fails at being able to adapt to rapidly
changing circumstances. Zoning and
planning must now be focused on
creating resiliency. A resilient city, district
or building can accommodate change
without changing its essential character.
Fixed land-use plans, the definition of
zoning districts that resist change, and
the design of buildings and building
complexes that are for one use only,
not only artificially separate functions
from each other but also prevent the
physical environment from responding
to economic and social change. (Davis
2012, 207). Good zoning governance
requires that there be a good balance
between flexibility and predictability
in the system. (Elliott 2008, 102.)

John Robertson Architect’s Vision for 2050
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Liquid

Modernity

London’s Aquatics Centre - Zaha Hadid Architects

Along with more flexible zoning and planing practices, there is a need to recognize that buildings and programs are not permanent,
but temporary. Although there is little statistical evidence to back this up, buildings do seem to be intended, more than ever before,
to fulfil a market requirement and be abandoned as circumstances change. Planning for temporary uses then becomes essential for
effective zoning and master plans. Allowing and promoting these temporary uses can also be extremely beneficial for a city or district.
As Temel notes, ‘the requirements of an accelerated capitalist economy... conflict with the immobility of real estate.’
He maintains that temporary use liberates ‘land as a means of production from the fetters of the permanent’, either as
‘interim uses that make it possible to utilise unproductive idle times,’ or through ‘making every use temporary on principle,
since the market requires that every use gives way to the next, more productive one.’ (Bishop and Williams 2012, 25)

History
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Liquid

Modernity

Temporary activity represents a reaction
to a world where the future is more
uncertain and less secure, and a
response to rapid economic, societal
and technological changes that are
shortening the present into smaller and
smaller time frames. Our loss of faith in
a stable, ‘solid’ world, our increasing
sense of the fragility of our existence, our
reluctance to face our uncertain future
or to build a more sustainable lifestyle,
our growing indifference to the lessons
of the past, our short attention spans
and our focus on instant satisfaction
are all trends witch favour indulgence
in ephermal, fleeting experiences. And
perhaps they represent an emerging
global mind-set in which temporariness
in all its forms and experiences will
flourish. (Bishop and Williams 2012, 213).
It could be assumed that anything
temporary is not particularly sustainable
simply because the term can imply a
‘throw-away’ attitude. However, an
intention to be short-lived could also
suggest a desire to leave minimal traces on
the earth. (Bishop and Williams 2012, 214).
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John Robertson Architect’s Vision for 2050

Flexible and Adaptive Building
Temporary buildings and uses will continue
to become more and more common
things. As such, architecture must find a
way to adapt to these continual changes.
The terms “adaptability” and “flexibility”
may refer to the ability of a building to
incorporate different uses, or to take on
different functions over time without a
change in its configuration, or to be able
change it physical configuration with the
use of moveable walls in order to assume
different functions, or to easily make
renovations, to help the building adapt
to new demands. (Davis 2012, 115).

Proscenium arch theater

A valid of criticism of adaptable space,
however, is that it cannot provide a close
fit to the functions that it must support. It is
a solution that must, by necessity, be able
to accomodate other uses and these
may be compromised. One solution for
this problem is the idea of fluctuating
spcae in which there is a dedicated set
space surrounded by more ambiguous
territory that can support a variety of uses.
A typical example of this the the traditional
proscenium arch theatre, which has an
auditorium with fixed tiered seating, but
is then buffered by two flexible zones: the
stage/backstage area and the lobby.
The backstage area is fairly large but can
be changed to fit the specific type of
play while the lobby is open and capable
of being divided into smaller spaces as
needed. (Kronenburg 2007, 127-128).

History
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Flexible and Adaptive Building
So what might a more flexible building be
like? A building designed for responsive
living could be one that, during its
occupation, might be moved from one
place to another or changed in shape
or structure - the walls might fold; floors
shift; staircases extend; lighting, colours
and surface textures metamorphose.
Parts of the building could extend or
even leave the site completely, or the
entire facility could roll, float or fly to a
different location. (Kronenburg 2007, 14)
Adaptable architecture also allows for
the easy introduction of new technologies
that are improvements on those that
were initially installed in the building. The
complete rebuilding of architecture as
technological change occurs is neither
efficient nor desirable. Changes in
services, communications and security
needs are inevitable and should be
allowed to happen incrementally so
that previous systems can interface
with new ones. (Kronenburg 2007, 116)
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Strandbeest by Theo Jansen, 2003-5

Flexible and Adaptive Building
Flexible buildings are intended to respond
to changing situations in their use,
operation or location. This is architecture
that adapts, rather than stagnates;
transforms, rather than restricts; is
motive, rather than static; interacts
with its users, rather than inhibits. It is a
design form that is, by its very essence,
cross-disciplinary and multi-functional;
consequently it is frequently innovative
and
expressive
of
contemporary
design issues. (Kronenburg 2007, 11)
In order to work, these adaptable design
strategies - layered design, multi-use
space and fluctuating space - need to
utilize appropriate constructional and
operational systems. These can vary
significantly depending on the complexity
and nature of the function, but there
are two principal areas that have a
fundamental effect on the flexibility of
the building - prefabricated modular
constructional systems and adaptive
servicing. (Kronenburg 2007, 131-134).

Yokohama International Passenger Terminal, FOA 1995

History
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Flexible and Adaptive Building
On a day-to-day basis, work may be
easily done in the house or in easy
access to the house; workplace and
dwelling are sometimes the same,
sometimes together, easily intertwined
and
overlapped.
Moving
back
and forth between domestic and
economic uses, the shop/house may
accommodate functions that readily
expand and contract. (Davis 2012, 89).
Families all over the world need to
respond to changes in their economic
fortune, their aspirations, and their
expanding and contracting positions in
the world. Children are born, grow up and
move away; businesses are formed and
are successful, or stagnant, or failures;
jobs are won or lost; the neighborhood
revives, or declines, or remains stable.
The shop/house provides physical
settings that can expand or contract in
ways that optimize financial investment.
By harboring a business or by providing
the basis for a real-estate investment
in the same place as the dwelling, the
shop/house allows the dwelling and
the family’s economy to “breathe”
relative to the other. (Davis 2012, 116).
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Flexible and Adaptive Building
The myriad of different shop/house
arrangements represent two kinds of
flexibility, cyclic and lineal. Cyclic flexibility
is flexibility of use, in which spaces take
on different functions at different times,
over regular cycles that happen on a
daily, weekly or other repetitive basis.
The kind of economic flexibility described
here applies not only to the single-family
shop/house but also to the multiple-unit
building, in which the owner-family may
or may not occupy the shop. In such
a building, the family may expand or
contract its own dwelling, may occupy
the shop or not, may rent more or less
of the dwelling space or shop space to
others - and thereby use the building
to optimize its own financial situation.
Finally, districts with resilient buildings
are themselves resilient: the flexibility
of many traditional shop/houses helps
their urban district remain flexible,
allowing the district’s economy to
readily respond to economic changes
and opportunities. (Davis 2012, 139).

History
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Figure 1 compares the percentage
change in sales and letting of space
to occupiers of retail, commercial
and industrial buildings for the first two
quarters of 2006. This snapshot illustrates
the volatility of the market and the
trade-off between space requirements
for different end-user sectors in certain
regions, such as London and Wales as
well as a general trend to increase or
decrease demand in some regions.
Whilst the likely adaptability of buildings
currently envisaged would not apply
over these short periods, further

80

40
Percent Change
in Sales

In a survey of high profile UK property
developers and agents by Reid
Architecture, 94% saw the need for an
adaptable building solution providing
associated capital cost increases were
minimized. The primary argument in
support of re-configuration is the change
in the needs of society and commerce
in a particular location, for instance,
changing
use
from
commercial
to retail, or industrial to residential.
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The structure and fabric of the built
environment is a value generating asset,
increasing over time, whereas the internal
‘fit-out’ is consumable and devalues
over time - adaptability would open new
ways of owning and managing property.
The real challenge is how to make
adaptable buildings without creating
unnecessary redundancy and, in so
doing, significantly increase the first cost.

100

120

Retail
Commercial
Retail
Commercial
studies are
expected to identify similar
Industrial
trends over
a number of years, thus
indicating the desirability of adaptable
solutions for the built environment.

Industrial

A summary of adaptable building requirements are shown in Figure 2 and examples of the
Multispace concept in Figures 3 and 4..

Figure 2
Figure 2

Summary of adaptable building requirements (Reid
Summary of adaptable building requirements (Reid 2005 & Davison et al, 2006)
Figure 3
The Multispace concept
(Courtesy Reid Architecture)

Flexible and Adaptive Building

Reid Architecture and Buro Happold
have recently completed a research
study which investigates the problems
of designing, constructing and letting/
selling what they describe as the
‘Multispace adaptable building design
concept.’ The aim of this concept was
for a single, fundamental customizable,
design to be the basis for the design
of a variety of mid- to high- quality
offices, residential, hotels and retail
2005
& Davison
etstudy
al, 2006)
development.
The
outlines solutions
for the technical aspects of the proposed
concept and highlights possible barriers
to the use of the concept from users,
developers, funding bodies and planners.

Figure 3

Multispace offers the opportunity for
The
Multispace concept
mixed-use buildings to respond to market
conditions by changing use
(Courtesy
Reid Architecture)
significant adjustments to the

without
external
envelope. This could have benefits that
lead to more sustainable developments,
including:
maximizing
commercial
return; reducing risks to landlords;
reducing waste; extending the life of the
building; enabling people to live closer
to work; and creating buildings that
can change with the needs to society.

5

History

045

5

Flexible and Adaptive Building
A recent development in Garland,
Texas was built with ideas of adaptive
building in mind. Working closely with
the developer, JHP Architecture created
a scheme in which the ground floor
residential units could be easily replaced
with retail units.
The site for the space is 300 feet from
a dart rail station, The development
also has a potential for up to 90,000
square feet of retail space. However,
the developer believed that the market
could only support less than 12,000
square feet of retail space at the time of
the project’s completion. Their solution
therefore was to fill 85 percent of the
ground floor space with residential units.

5th Street Crossing - JHP Architecture
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History

Flexible and Adaptive Building
Obviously, the developer does not want
the residential units their permanently,
Therefore, the architects put in a plan to
replace the ground floor residential units
with retail space. The units and structure
were designed in a way that they could
be easily demolished and re-adapted
for retail. The residential units were raised
up 2’ feet to not only add privacy for
the units, but also so that the raised floor
could be easily removed.
Structurally, the wood framing was set on
a grade that allowed for a multitude of
retail sizes. This mixing of retail sizes allows
for a greater flexibility in program and
helps to promote future growth in the
area.

5th Street Crossing - JHP Architecture

History

047

048

PRE-DESIGN

049

Programmatic

Dimensions

The three basic programs investigated
were Office, Residential, and Retail.
Each program comes with their own
dimensional requirements. Between the
three programs, the dimensions are vastly
different and need to be understood
in order to combine them together.
The basic dimensions for each program
are determined by its width, depth,
and height. While office and residential
have similar ceiling heights, retail is
quite different. Part of this is that retail
can actually contain a mezzanine
level. This leads to a difference of only
around 12’ on the ground floor to 23’ if
the space contains a mezzanine level.
This is not necessarily bad. If the ground
floor retail is replaced by office or
residential, the single floor program could
be replaced by two floors of program.

Floor-to-Ceiling Height (Multispace by Reid Architecture)
Use

Min. Internal
Ceiling Height

Max. Economic
Ceiling Height

Office
Residential
Hotel
Retail
Generic Limits

8’6” - 9’0“
8’0”
8’0”
11’6”
11’6” GF

10’0”
9’0”
9‘0”
13’0” - 23’0”
23’0” GF

MultiSpace Building Requirements (Multispace by Reid Architecture)
Ground Floor Condition
Upper Floor Condition
45’ - 150’
50’-70’
Plan Depth
9’
11’6”
Internal Ceiling Height
16’-23’
0’-1’6”
0-1’6”
Ceiling Zone
0-1’2”
4” - 1’2”
Floor Zone
10”
10”
Structural Zone
1 person / 55 sf
1 person / 65 sf
Fire Occupancy
100 ft 2-way / 40 ft 1-way
100 ft 2-way / 40 ft 1-way
Travel Distance for Fire

Plan Depth
Internal Ceiling Height

050
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Ceiling Zone
Floor Zone
Structural Zone
Total Floor to Ceiling
Height

PreAdaptive Building Requirements
Ground Floor Condition
45’ - 90‘
11’6”
16’-21’6“
0’-1’6”
0-1’2”
10”
13’ - 23’

Upper Floor Condition
40’-70’
9’
0-1’6”
4” - 1’2”
10”
12’ - 13’

Programmatic

Retail

60’ x 30’ x 15’

60’ x 30’ x 16’6”

60’ x 30’ x 26’6”

30’ x 60’ x 15’

30’ x 60’ x 16’6”

30’ x 60’ x 26’6”

30’ x 90’ x 15’

30’ x 90’ x 16’6”

30’ x 90’ x 26’6”

Dimensions

In the examination of the programmatic
dimensions, I looked at three main
sizes for discussion for each program.
I then also looked at minimum and
maximum height requirements for each
program as well. The three main sizes
I examined for each program were
60’ wide x 30’ deep, 30’ wide by 60’
deep, and finally 30’ wide by 90’ deep.
For retail space, the deeper unit sizes are
more effective. When the retail space is
shallow, it is more difficult for larger retail
programs to fill in effectively. It does work
well for smaller retail programs. When
larger programs come in and would fill
in two units of retail space, they would
be left with a very long, shallow space.
For retail height, the minimum dimension
is typically around 15’. This height can
grow very large and become as large
as 26’6”. When it is this tall, a common
occurrence is for a mezzanine level to
be inserted over part or all of the space
to increase the amount of retail space.

Pre-Design
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Programmatic

Dimensions

Office space is much more effective when
it has a wide open space. Typical leasing
depths to a central core are between 25’45’ putting the overall depth between
60’ and 90’. Office can exist with in the
narrower 30’ overall depth, but is much
less effective for an open office plan.
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Office

60’ x 30’ x 12’

60’ x 60’ x 12’

60’ x 90’ x 12’

60’ x 30’ x 13’6”

60’ x 60’ x 13’6”

60’ x 90’ x 13’6”

Programmatic

Residential

30’ x 30’ x 12’6”
Unit: 30’ x 25’

30’ x 60’ x 12’6”
Unit: 30’ x 26’3”

20’ x 90’ x 12’6”
Unit: 20’ x 41’3”

30’ x 30’ x 11’6”
Unit: 30’ x 25’

30’ x 60’ x 11’6”
Unit: 30’ x 26’3”

20’ x 90’ x 11’6”
Unit: 20’ x 41’3”

30’ x 30’ x 12’6”
Unit: 30’ x 20’

30’ x 60’ x 12’6”
Unit: 30’ x 21’3”

20’ x 90’ x 12’6”
Unit: 20’ x 36’3”

30’ x 30’ x 11’6”
Unit: 30’ x 20’

30’ x 60’ x 11’6”
Unit: 30’ x 21’3”

20’ x 90’ x 11’6”
Unit: 20’ x 36’3”

Dimensions

Residential space, in contrast to the other
two programs, actually performs better
in the shorter overall building depth
dimensions. At 30’, a single unit can span
across the entire distance which allows
for natural ventilation. At 60’ two units can
span the distance with a double loaded
corridor, but at 90’ the depth of the units
starts to become a little problematic.
At 45’, the units start to become long
and narrow and thus the placement
of bedrooms becomes problematic.
One solution that allows for the units to
exist at the deeper building depths is by
offsetting the units back 5’ from the edge
and placing a balcony in this offset. Not only
does this provide an additional amenity,
but it allows for shallower unit depths
and better placement for living spaces.
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Programmatic Building Layout
Bar Configurations
After a bassic understanding of some of
these dimensions, I then did an extensive
study of building layouts. Building depths
from 30’ to 90’ were investigated as well
as various types of circulation ranging
from point access to double loaded
corridor discussed later. Two sets of
iterations were generated: a bar building
configuration set and a tower building
configurtation set.

Point Access

Double Loaded Corridor

Each iteration was then created to show
three typical floor plates showing first
the monoprogamtic function and then
showing how different programs could
exist within the floor plates. For example,
in a double loaded corridor situation
at 60’ depth, an apartment or condo
could not exist in the middle of the floor
plate without putting in a double loaded
corridor and breaking up the offices.
However, in a point access system,
an apartment or condo could exist
anywhere as it always has direct access
to an egress core.

Multipoint Double Loaded Corridor

Single Point Double Loaded Corridor

Side Access
30’ Depth
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Extended Point Access
30’ Depth

40’ Depth

50’ Depth

60’ Depth

70’ Depth

80’ Depth

90’ Depth

90’ Depth

Pre-Design
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Programmatic Building Layout
Tower Configurations
With the tower configuration set, there
was really only type of circulation avaible
so the only variables were the building
depth and width. Overall, the 30’-40’
depth buildings were the most effective
because they worked the best for all the
various programs.

20’ Depth

056
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30’ Depth

40’ Depth

50’ Depth

20’ Depth

30’ Depth

40’ Depth

50’ Depth

Pre-Design
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Programmatic Building Layout
Point Access

- Maximum Flexibility (Residential units
can be located anywhere as a core is
always directly adjacent)
- Allows for very narrow leasing space to
very deep leasing space
- Multiple cores running through leasing
space breaking up the space and
interrupting space plan
- Added cost of elevators and stairs

Side Access

- Medium Flexibility (If exterior access is
always there then residential units can
be located anywhere)
- Building depth limited by depth of
residential units (Max 45’)
-Leasing space uninterrupted by cores

058

Pre-Design

Programmatic Building Layout
Double

Loaded

Corridor

- Least Flexible (Corridor either always
has to remain or residential units can
only be located on ends of floors)
- Allows for very narrow leasing
space to very deep leasing space
- No cores running through leasing
space as they are located on ends

Multipoint Double Loaded Corridor

- Medium Flexibility (Corridor either
always remains or residential units
must be located nearest to cores)
- Allows for very narrow leasing
space to very deep leasing space
Leasing
space
interrupted
once
by

Pre-Design

only
core
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Programmatic Building Layout
Single Point Double Loaded Corridor
- Least Flexible (Corridor either always
has to remain or residential units can
only be located on ends of floors)

- Allows for very narrow leasing space
to very deep leasing space
- Single core running through leasing
space

Extended Point Access

- Maximum Flexibility (Residential units
can be located almost anywhere - not
reliant on office space)
- Allows for very narrow leasing space
to very deep leasing space
- Leasing space interrupted in only few
occasions
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Building

Configuration

Iterations

After the initial 2-dimensional iterations, further investigations were concluded in 3
dimensions to understand how and where different programs could exist within the
different systems. Typical mixed use buildings were drawn first and then modified in the
second schemes in order to juxtapose the placement of programs. This analysis was
done for both the Bar Building Configurations and the Tower Building Configurations.
The Bar Building configurations were shown with an Extended Point Circulation
system as an initial means of investigation. The diagrams also explored how
a building might evolve or change over a certain period of it’s lifetime.

Pre-Design
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Building Configuration Iterations
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Retail

Office

Residential

Retail

Office

Residential

Building Configuration Iterations

Retail

Office

Residential

Retail

Office

Residential

Pre-Design
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Building Configuration Iterations

064
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Retail

Office

Residential

Retail

Office

Residential

Building Configuration Iterations

Retail

Office

Residential

Retail

Office

Residential

Pre-Design
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Building Configuration Iterations

Residential

Office

Retail

066
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Building Configuration Iterations

Residential

Office

Retail

Pre-Design
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Building Configuration Iterations

Residential

Office

Retail
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Building Configuration Iterations

Residential

Office

Retail

Pre-Design
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Building Configuration Iterations
Tower Building
The analysis with the tower building
showed that the program could exist
anywhere because it was always reliant
on the central core for both horizontal
and vertical circulation. The limiting
factors for the tower therefore were
merely the leasing depth of the spaces.
Office spaces typically succeed better
with deeper depths of closer to 45 feet
while residential units perform better at
distances of around 30’. To create a
better middle ground, a setback of 5’
was utilized for the residential units that
provided a balcony while also limiting the
depth of the residential units themselves.
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Building Configuration Iterations

Residential

Office

Residential Building

Retail

Pre-Design
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Building Configuration Iterations

Residential

Office

Office Building

Retail
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Building Configuration Iterations

Residential

Office

Mixed-Use Building

Retail

Pre-Design
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Building Configuration Iterations

Residential

Office

Initial Building
Initial building features a majority of
Residential with space for ground
floor Retail and Office space above

Retail
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Building Configuration Iterations

Residential

Office

Building Evolution #1
Demand for Office space increases
so building changes to fit those needs

Retail

Pre-Design
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Building Configuration Iterations

Residential

Office

Building Evolution #2
Office and Retail is gradually replaced
by Residential. Here the owner is
determining the location and amount
of program for the entire building.

Retail
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Building Configuration Iterations

Residential

Office

Building Evolution #3

Retail

The building shown is one where the
program is not set by the owner but
by the individual tenants. Tenants
merely rent/buy a certain amount of
space and set the use themselves.
This leads to a dynamic mixing of
program throughout the building.
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Domino House - Le Corbusier 1914
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Historic

Building

Typologies

Along with investigating different circulation methods, other building typologies
were also investigated. The first building type was the Domino system developed by
Le Corbusier in 1914-15. It originally started as a platform for the mass production
for housing, but has since been adopted and utilized in buildings of all types.
The next generation of this building type was then the Universal building system
developed by Ludwig Mies Van De Rohe. While similar to the domino system, Mies
was more interested in the complete freeing of the interior with minimal interior
partitions. Within this free and open space then, any program could thus be adapted.
The third historic building type investigated was the Terrace or Row House. Commonly
seen in European cities, New York, and San Francisco, this building type relies on a
point-access vertical circulation system. In contrast, the other two building typologies,
when built as residential buildings, rely on a double loaded corridor system. This
different circulation system allows for a vastly different programmatic arrangement.

Pre-Design
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Historic

Building

Typologies

Domino System
Developed by Le Corbusier in 1914-15
that originally started as a platform for
the mass production of housing.

080

Pre-Design

Historic

Building

Typologies

Structure and Stairs
Concrete slabs supported by minimal
number of thin, reinforced concrete
columns on edges. Stairs located on
edges of space to allow for complete
freedom in the plan.

Interior Walls
With the load supported by the concrete
columns, the interior walls can be
arranged freely as they have had their
load-bearing capacity removed.

Facade
Again freed from any sort of structural
load, the facade was free to become
whatever it wanted giving the architect
more freedom.

Pre-Design
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Historic

Building

Typologies

Universal Space
Developed by Ludwig Mies Van de Rohe
around 1945. Part of his effort to create
a new architecture for the twentieth
century.
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Historic

Building

Typologies

Structure and Stairs
Meant to remove as much clutter as
possible from the interior. This again
meant no load bearing walls and stairs
on the edges.

Interior Walls
Intended that there would be few if any
interior walls. Mies intended for complete
free and open spaces. If any interior walls
were put up, they would be in the form
of movable partitions.

Facade
Free from any sort of structural load,
the facade was meant to express the
openness and structure of the building.

Pre-Design
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Historic

Building

Typologies

Domino System - Double Loaded Corridor

- Cores either centally located or on the end of a corridor
- Depth of building can vary greatly

Lake Shore Drive - Mies Van de Rohe 1951
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Historic

Building

Typologies
Domino System

All Office

All Residential
Building Type Diagram

Typical Mixed-use

Residential Mix

Office Mix

Typical Residential Floor Plan
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Historic

Building

Typologies

Program Elevation Diagram

Domino System
While the initial diagram shows a very open system capable of holding any program, the
flexibility of the system is limited by the placement of the egress cores. While the building
type can hold multiple programs, the individual floors become monoprogrammatic.
Adding more than one program to a floor is almost always conditional upon the
addition of a double loaded corridor which greatly reduces the efficiency and value
of office space. Universal space operates in a very similar manner to this as well.
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Historic

Building

Typologies

Terrace / Row Housing

Pre-Design
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Historic

Building

Typologies

Terrace/Row Housing - Point-Access Circulation

- Cores serve only units directly adjacent leading to no corridors
- More private entrances as only “neighbors” access same core
- Plans can vary greatly in depth
- Typical cores serve between 2-4 units per floor

Carabanchel Housing - Foreign Office Architects 2007
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Historic

Building

Typologies
Domino System

All Office

All Residential
Building Type Diagram

Typical Mixed-use

Residential Mix

Office Mix

Typical Residential Floor Plan
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Historic

Building

Typologies

Program Elevation Diagram

Terrace/Row Housing
Terrace row housing actually allows for quite a bit of flexibility vertically.
Depending on how it is built, There can be a seperate office or residents
per floor and the stairs allow for fairly seperate entrances. However, it is
very difficult to ever have a program that extends through a party wall. The
only variability in program then is vertically and between each set of stairs.
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Historic

Building

Typologies

Extended-Point Access

- Cores serve a small group of units with
very limited corridors present
- More private entrances as only
“neighbors” access same core
- Plans can vary greatly in depth
- Typical cores serve between 4-10 units
- Provides a starting point for a new
building typology: Pre-Adaptive
Buildings

Valenton Housing - Gelin-Lafon 2013
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Pre-Adaptive Building Typology

In creating new building typology then that was flexible, I wanted to
create a system that had the horizontal variablity in program exhibited in
Row Housing with the vertical variability exhibited by the Domino System.
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Pre-Adaptive Building Typology

The Pre-Adaptive Building Typology therefore utlizes a similar structure and slab
system to the domino system but utilizes a point access circulation system. This
redudancy in egress cores allows for a more flexible program arrangement.
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Pre-Adaptive Building Typology

All Office

All Residential
Building Type Diagram

Typical Mixed-use

Residential Mix
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Typical Residential Floor Plan

Office Mix

Pre-Adaptive Building Typology

Program Elevation Diagram

Becasue the system allows for program to vary both horizontally and vertically, the
placement of program is much more diverse. The rich mosiac of program is mad
possible by the point access circulation system and the lack of permanent party walls.
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Pre-Adaptive Building Typology

Beyond the redudant cores, there are other sytems that must be
determined in order to make the pre-adaptive building a reality.
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Pre-Adaptive Building Typology
Structure and Stairs
Structure is supported by load bearing
columns. The stairs are moved into the
interior to create an extended-point
access system. This allows for greater
flexibility in program across a floor.

Interior Walls
Interior walls are entirely flexible in their
placement in order to support the
different programmatic requirements.
This allows for a greater customization of
the individual tenant spaces.

Facade
Still free from a structural component, the
facades can reflect the interior program.
As program changes over time, the
exterior facade could also be changed
out to reflect the new program.

Pre-Design
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Pre-Adaptive Building Typology
Mechanical Systems
Systems are almost always one of the
most difficult things to update especially
when one is changing program.
To account for this, the preadaptive
system utilizes an underfloor ventilation
system. Within each structural bay, it is
broken into fourths to account for the
small residential units. When a tenant
occupies a larger area, they are merely
in control of multiple zones. Due to the
nature of the underfloor ventilation
system it is easy to change and update
vent locations.
Electrical and plumbing is also run
through the underfloor plenum space
making it easy to access and change.
The multiple cores allow for areas for the
vertical systems as well as the spaces
around the columns.
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Pre-Adaptive Building Typology
Office Zones
- When a tenant space spans multiple
zones, the tenant gains control over
those zones. The underfloor system
allows for an easy adaptation for vent
placement as well as changing electrical
and plumbing systems.

Residential Zones
- When part or all of the floor are taken
up by residential units they control a
single zone.
- With residential units, there is typically
more plumbing along with them. The
plumbing is easily run through the
underfloor system to the nearest vertical
zone.
- The vertical zones run in the space
around the columns and the cores.
The additional cores allow for greater
flexibility in the placement of plumbing
fixtures.
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Pre-Adaptive Building Typology

Program Elevation Diagram

The challenge with the Pre-Adaptive building was finding a real world circumstance
in which to test the new typology. The pre-adaptive building is one that mixes
permanence with temporality, control with randomness, and seeks to create new
social conditions. The shared cores create situations where office workers share
space with residents and vice versa. This mixing of not only program, but of people
as well creates a rich and dynamic mosiac unlike typical mixed-use buildings.
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Pre-Adaptive Building Typology

Programmatic Collage
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SITE
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University District - Seattle, WA
Largest city in the state of Washington
and the Pacific Northwest Region.
15th Largest Metropolitan Area in the
United States.
Home to Seattle Seahawks NFL team
and the Seattle Mariners MLB team.
Population: 			
Metro: 			
Area:				

608,660
3,610,105
142.5 sq mi

Fastest growing major city in the United
States with a 2.8% growth from 2012
to 2013. Other top five cities include
Austin(2.43%), Charlotte (2.38%), Denver
(2.36%), and Washington, D.C. (2.06%).
Earlier this year the mayor announced a
$2 million investment in Neighborhood
Business Districts. University District is one
of those districts and has seen a lot of
growth in the past few years.

104

Site

UNIVERSITY
DISTRICT

DOWNTOWN

University District - Seattle, WA
In choosing a viable site to test a preadaptive system, an area that was
experiencing a large amount of growth
was seen as a viable target area. Where
there is growth, there is change and thus
an area where the building system might
thrive.

UNIVERSITY
DISTRICT
AREA OF
FOCUS

The University District in particular is an
area where there is a large amount of
growth and change. Adjacent to the
University of Washington, it is home to
a vibrant commercial district as well
as both single family homes and large
condiminimum towers. It has also seen
new developments in the past year with
a heavy focus on creating new housing.
In 2020, the area will also be home to
a new rail stop that will provide a new
connection to downtown Seattle. With
this new rail stop, new jobs and residences
are also expected to come to the area.

UNIVERSITY OF WASHINGTON

A Pre-Adaptive building is thus ideally
suited to this region. A initial building
could be built and due to its inbuilt
flexbility and adaptability, can adjust
to the rapidly changing economic and
social situations within the relatively small
district.

Site
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University District - Seattle, WA

Brooklyn Avenue

15th Avenue

11th Avenue

Roosevelt Way

I-5 Express

50th Street

45th Street

43rd Street

42nd Street
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Main Roads
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Designated Green Streets

University District - Seattle, WA
Cowen Park

University Way

Brooklyn Avenue

University Heights Center

UW Tower /Rail Station

43rd Street

42nd Street

Campus Parkway

Bu
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-G
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an
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Sakuma Viewpoint

Pedestrian Paths & Activity Hubs

Bike Paths
Site

107

University District - Seattle, WA

Retain Single
Family
Residential

Retain
Single
Family
Residential

Retain
Lowrise
Residential

Retain
Lowrise
Residential

Mixed
Neighborhood w/
Medium Density
Residential

Mixed Use w/
Commerical Emphasis

Residential
Focus w/
Medium
Density

UW West & SW Campus

Current Use
108

Site

Projected Use

uses including housing, retail, recreation, public facilities, parks, and open
spaces. These six urban centers have general targets for growth. The
University Community Urban Center does not yet meet these citywide
targets:

CONTEXT
15th Ave NE

Roosevelt
Way NE

University District - Seattle, WA

Comprehensive Plan Goals for Urban Centers
University Community Citywide
Urban Center (existing) Target
Jobs (within 1/2 mile of
10,406 estimated
15,000
high capacity rail)
Households density
10.5 units/acre
15 units/acre

This map is not a recommendation of where development should occur - it is
an informed prediction of where it’s most
likely to occur.
N
E Ra
ven
n

a Blv
d

NE 58th St

NE 55th St

Brooklyn Ave NE

Single
Family
Zone

Single
Family
Zone

NE 56th St

The adopted 2004-2024 growth target for the University District Northwest Urban Center Village (similar to the planning area) allocated a relatively small share of citywide growth to the U District. Extending those
targets to 2035, the following growth is projected for the U District planning area, excluding areas within the UW campus. Beginning in 2015,
new targets will be identified for the U District.

NE 52nd St

NE 50th St

Potential Development Map

5

University District Planning Area
Focus Area

POTENTIAL DEVELOPMENT SITES*

NE 47th St

TIER 1: 0-25%, 10kSF+
TIER 2: 26-50%, 10kSF+
TIER 3: 0-50%, Less than 10kSF

Area of
Focus

ACTIVELY UNDER DEVELOPMENT
TIER 4: Pipeline Projects

NE 45th St

UNLIKELY TO DEVELOP*
TIER 5: Meet Tier 1-3, but not redev
TIER 0: 50%+

* “%” refers to improvement value
vs. property value. (A low
percentage means a higher
likelihood of redevelopment.)

15th Ave NE

University Way NE

NE Campus Pkwy

“SF” means the square feet of
property assembled by a single
owner or company.
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U District Urban Design Framework 2013
U District Urban Design Framework
Seattle DPD

Univ
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© 2010, THE CITY OF SEATTLE, all rights reserved. No warr

Coordinate System: State Plane, NAD 83-91, Washington No

*A subarea of the total University Community Urban Center; excludes Central and West Campuses.
**Estimated - these targets will be revised as part of the 2015 Comprehensive Plan revision process

Due to all of the growth expected for the area, numerous
planning documents and drawings have been generated
for the area. Within the potential development map, there
are a number of sites identified. These sites currently exist
U District Urban Design Framework
as empty parking lots. Within the planning documents,
Seattle DPD
they also exist within a zone marked for Mixed-use
buildings with a commercial emphasis. These potential
sites provide excellent locations to test out various types
of pre-adaptive buildings.

Heartland

ke
Av
eE

UW Overlay

University District Northwest* Jobs and Households
University District North- 2013-2035
west (existing)
Estimated growth**
Jobs
4,690 (Seattle 2011 Urban
+4,100
Center/Village Employment
Growth Report)
Households
5,886 (2010 Census)
+3,500
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University District - Seattle, WA

1

2
2

3
3
4

4

Surrounding Context
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Site

University District - Seattle, WA

1) University Audi

2) Bridges at 11th

4741 11th Avenue
Constructed 2014
Service and Maintenance facility

4557 11th Avenue
Under Construction
184 Residential Units

3) AVA University District

4) UW Tower and Deca Tower

4535 12th Avenue
Constructed 2014
283 Residential Units

Two tallest buildings in University District
UW Tower - 22 story university office building
Deca Tower - 15 story residential hotel
Site
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University District - Seattle, WA

Existing Site w/ Potential Sites
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Site

University District - Seattle, WA

Site w/ Beginning Building Massings

Site
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University District - Seattle, WA

15th Ave

University Way

Brooklyn Ave

e
12th Av

11th Ave

Roosevelt Ave

47th St

45th St

Final Site Plan
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Site

University District - Seattle, WA

15th Ave

University Way

Brooklyn Ave

e
12th Av

11th Ave

Roosevelt Ave

47th St

45th St

Site Plan with Massings and Final Building Highlighted

Site
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Initial Building Layout Schemes
Scheme A
An initial building was developed in the
fall semester investigating the extended
point access circulation system. Three
evolutions or schemes were developed
to understand the placement of
program. Initial facade sketches were
also generated to see the variation
within the system.
Scheme A featured a building with
mostly residential units including units on
the ground floor. Only a small portion
of retail and office was designated
on the southern side of the site in
correspondence to the main road on
the south side of the block.
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Program Layout

Program Overview

Initial Building Layout Schemes
Scheme A

Rough Model

Facade Overview

Design
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Initial Building Layout Schemes
Scheme A

Street View 1

120

Design

Street View 2

Initial Building Layout Schemes
Scheme B
Scheme B was imagined as a situation in
which the area would need much more
office space. This need could arise from
an increased pressure for space for the
university. Retail was also expanded as
the area grows more dense. The top floor
retail was imagined as a restaurant with
views overlooking the area.

Program Layout

Program Overview

Design
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Initial Building Layout Schemes
Scheme B

Rough Model
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Design

Facade Overview

Initial Building Layout Schemes
Scheme B

Street View 1

Street View 2

Design
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Initial Building Layout Schemes
Scheme C
Scheme C was imagined as a returned
balance of program. There are traces
of past program with a corner block of
residences on the fourth floor.

Program Layout
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Design

Program Overview

Initial Building Layout Schemes
Scheme C

Rough Model

Facade Overview

Design
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Initial Building Layout Schemes
Scheme C

Street View 1
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Design

Street View 2

Initial Building Layout Schemes

Evolution A
In the spring semester, a new site was chosen that would have more interactions with
other proposed buildings. A new massing and program was thus generated in response
to the new site. Another change from the fall semester was the utilization of a point access
circulation system as opposed to the extended point acess system utilzied in the fall.
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Initial Building Layout Schemes

Evolution B
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Initial Building Layout Schemes

Evolution C

Design
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Initial

Building

Floor

Plans
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UP

1st Floor Plan_Lower

1st Floor Plan _Upper

3rd Floor Plan

4th Floor Plan
5th Floor Plan
6th Floor Plan
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Initial

Building

Floor

Plans

Office Layout showing Conference Rooms
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Program_Pre-Adaptive Building
With the design of the final building,
the challenge was to in someway
emulate the original elevation program
diagrams. This is especially difficult
to accomplish in the facade design.

Domino Program Elevation Diagram

Pre-Adaptive Program Elevation Diagram
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Design

Terrace Program Elevation Diagram

Program_Pre-Adaptive Building
The use of the extended point access
system allowed for much greater variety
in the placement of the program.
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Final
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1st Floor Plan

D
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2nd Floor Plan

3rd Floor Plan
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5th Floor Plan
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Final

Building

Floor

Plans

The floor plans attempt to show some typical configurations for the pre-adaptive
building. For the ofice floors, a open office occupying an entire floor is shown
alongside a floor divided into two seperate offices. A condition showing an office
exsting next to and in the middle of a residential floor is also shown. Most residential
units are shown as large, one bedroom, one bathroom units. Other units shown
are two vaiations of a 3-bedroom, 2 bathroom units. One is shown facing one
facade, while another shows a unit extending through the depth of the building.
The enlarged floor plans show a single residential unit, a live-work unit, and a small office
layout. The floor plans show how 2 egress exits are maintained for the live-work unit and
for the small office. Only one exit is needed for the residential units due to the existence
of the scissor stairs. Not always allowed in building codes, the scissor stairs count as
two egress paths for the residential units as long as the entrances as seperated by a
certain distance. Four residential units are allowed to be served by a single scissor stair.
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Final
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Final

Building

Sections

9

8

7

6

5

4

3

2

Elevator Roof
109' - 0"

Roof
99' - 6"

Level 6
86' - 0"

Level 5
72' - 6"

Level 4
59' - 0"

Level 3
45' - 6"

Level 2
32' - 0"

Mezzanine
18' - 0"

Level 1_Bottom
Levels
0' - 0"

Longitudinal Section
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Final
A

Building

Sections

B

Elevator Roof
109' - 0"

Roof
99' - 6"

Level 6
86' - 0"

Level 5
72' - 6"

Level 4
59' - 0"

Level 3
45' - 6"

Level 2
32' - 0"

Mezzanine
18' - 0"

Level 1_Bottom
Levels
0' - 0"

Transverse Section
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Egress

Path

-

Scissor

Stairs

The scissor stairs , while required by code to make the point-access circulation system
work, also allows for an interesting social condition. Two seperate egress paths are
created by the scissor starirs. Used as vertical circulation, this means that one path can
be designated for office use, while the other can be designated for residential use.
With the mixing occuring on various floors and within the elevator lobbies themselves, this
complete seperation of people was not desired. Instead of a solid fire wall separating
the two stairs, instead a 2-hr glass block firewall was utilized. On the lobby side, a fire
rated glass curtain wall was also specified. These glass translucent walls allow for users
to glance other occupants of the stairway while still keeping the two paths seperate.
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Egress

Path

-

Scissor

Stairs
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UP

Egress

Path

-

Scissor

Stairs

4

5

UP

6
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UP

Egress

Path

-

Scissor

Stairs
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UP
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Egress

150

Path

Design

-

Scissor

Stairs

Interior Stair Render

Egress

Interior Stair Lobby Render

Path

-

Scissor

Stairs
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Facade

Development

-

Process

Development of the facade went through numerous iterations. The issue of the
facade was quite complex as the facade needed to be able to serve as both
residential and office conditions. The other option would be that the facade would
be replaced when the use changed. However, this was not seen as desirable as
the expense and set-up required to set-up this system was seen as too expensive.
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Facade Development - Process
The first iteration featured a facade
system set back from the edge of
the floor plates exposing both the
vertical and horizontal grid. When
changing to a residential facade
system, a railing would be added so the
exterior could be used as a balcony.

Design
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Facade Development - Process
The
second
iteration
sought
to
accentuate the numerous vertical cores.
The facade set-backs were maintained
as well as the scheme to add railings
for the balconies in the residential units.
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Facade Development - Process
The third iteration again accentuated
the vertical core elements but this time
with a more solid element. The balconies
were changed so that they did not
extend between cores To accentuate
the difference between office and retail
facades, various screens were tested.
In the development of the final
facade system, research was done
into
various
moveable
screens.

Design
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Facade Development - Process

Wood Screen Wall
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Design

Byker Wall - Ralph Erskine

Facade Development - Process

Kiefer Technic Showroom - Ernst Giselbrecht + Partner

Irene - KANVA

Design
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Facade Development - Process

Screen Opens to Allow Operable
Windows

Balcony
Able to be used by either program,
but only revealed with Residential

Warm Material
Only revealed when screen is
opened
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Facade Development - Process
In this iteration, a screen that opens
up horizontally was utilized. Whether
the screen would be open or closed
would be determined mainly by use.
The facade system here still featured
permanent balconies that were not
desirable for the office components.
Interesting things occuring with the
facade were not only the open and
closed conditions of the facade but also
the light quality ermeging from the spaces
beyond. Residential units would feature
more yellow light while office units would
feature more white light. With the screen
open, a warm material would also be
exposed to accentuate the differences
between the two different programs.
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Facade Development - Process
A

A

Level 5
72' - 6"

Level 4
59' - 0"
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Level 5
72' - 6"

Level 4
59' - 0"

Facade Development - Process
A

A

Level 5
72' - 6"

Level 5
72' - 6"

Level 4
59' - 0"

Level 4
59' - 0"
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Facade

System

Office Facade Systems

Closed Screen
Acts as a solar shade
device and keeps
the
office
more
private

Open Screen
Vertical fins block
sunlight from entering
while allowing for
operable windows
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Final

Facade

System

-

Final

Residential Facade Systems

Open Screen
With the curtain wall
right next to it, this
allows for natural
ventilation through
opearable windows

Balcony
With a set back
curtain wall, the
screen acts as a
guard rail for the
balcony and can
be either opened or
closed

Randomness
The screens can
be set indivualed
by the residential
tenants leading to
a certain amount
of
randomness
in the facade in
comparison to a
the uniform office
facades

Design
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Facade

System

-

Final

Residential Section w/o Balcony

Residential Section w/ Balcony
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Street Section Perspective
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Pre-Adaptive

Building

Evolutions

Three evolutions of the building were developed to show how the pre-adaptive building system could be utilized. The
first evolution represented a fairly mixed building with live-work units and small office layouts existing within the building.
The second evolution was imagined as a scenario in which the university took contol over the building. Offices would
occupy most of the bottom levels with dorms above. On the facade, the screen system would be changed to allow for
signage for the university with regular arrangements for the offices and a random arrangement in the residential units above.
The
of
but
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third evolution then featured a scenario where a developer controls the placement
the
program.
Office
use
has
been
generally
replaced
by
residential
apartments
there
are
still
remnants
of
the
previous
office
programs
along
the
southern
side.

Pre-Adaptive Buidling Evolutions

Building Entrance Street View

Design
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Building
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Evolution

A

Evolution A Street View
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Building
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Evolution

B

Evolution B Street View
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Building
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Evolution

C

Evolution C Street View
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Evolution A Overview

Design
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Evolution B Overview

Evolution C Overview
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Boards

0
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The three basic programs
investigated
are
Office,
Residential, and Retail. Each
program comes with their own
dimensional
requirements.
Between the three programs,
the dimensions are vastly
different and need to be
understood in order to combine
them together.

SITE

)

The basic dimensions for each
program are determined by its
width, depth, and height. While
office and residential have
similar ceiling heights, retail is
quite different. Part of this is that
retail can actually contain a
mezzanine level. This leads to
a difference of only around 12’
on the ground floor to 23’ if the
space contains a mezzanine
level.

Stuff
(1-5 Years)

Space Plan (3-7 Years)
Services (7-15 Years)
Structure (30-300 Years)

SITE

Lifecycle Analysis of Buildings

Site:
Geographical setting is the first thing decided about a building. It has the potential to be changed. However, changing
the site is typically fairly expensive and left alone. Once the building is constructed, the site is left alone other than
cosmetic changes like changing plants and site furniture. In essence then the site is eternal.

This is not necessarily bad. If the
ground floor retail is replaced by
office or residential, the single
floor program could be replaced
by two floors of program.

CHANGING PERMANENCE

Beginning Building Layout - Bar Configurations

Use

Min. Internal
Ceiling Height

Max. Economic
Ceiling Height

8’6” - 9’0“
8’0”
8’0”
11’6”
11’6” GF

10’0”
9’0”
9‘0”
13’0” - 23’0”
23’0” GF

Largest city in the state of Washington
and the Pacific Northwest Region.

15th Largest Metropolitan Area in the
United States.
Home to Seattle Seahawks NFL team
and the Seattle Mariners MLB team.
Population:
Metro:
Area:

Point Access
MultiSpace Building Requirements (Multispace by Reid Architecture)
Ground Floor Condition
Upper Floor Condition
45’ - 150’
50’-70’
11’6”
9’
16’-23’
0’-1’6”
0-1’6”
0-1’2”
4” - 1’2”
10”
10”
1 person / 55 sf
1 person / 65 sf
100 ft 2-way / 40 ft 1-way
100 ft 2-way / 40 ft 1-way

Ceiling Zone
Floor Zone
Structural Zone
Fire Occupancy
Travel Distance for Fire

PreAdaptive Building Requirements
Ground Floor Condition
Upper Floor Condition
45’ - 90‘
40’-70’
11’6”
9’
16’-21’6“
0’-1’6”
0-1’6”
0-1’2”
4” - 1’2”
10”
10”
13’ - 23’
12’ - 13’

Ceiling Zone
Floor Zone
Structural Zone
Total Floor to Ceiling
Height

50th Street

608,660
3,610,105
142.5 sq mi

Fastest growing major city in the United
States with a 2.8% growth from 2012
to 2013. Other top five cities include
Charlotte
(2.38%),
Austin(2.43%),
Denver (2.36%), and Washington,
D.C. (2.06%).

Plan Depth
Internal Ceiling Height

Plan Depth
Internal Ceiling Height

U District Urban Design Framework

Seattle, Washington

Floor-to-Ceiling Height (Multispace by Reid Architecture)

Office
Residential
Hotel
Retail
Generic Limits
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CHANGING PERMANENCE

Lifecycle Analysis of Buildings

Sk

Roosevelt Way

Lifecycle Analysis of Buildings

Creating a flexible building system to increase
lifetime sustainability of buildings
by

11th Avenue

45th Street

43rd Street

Earlier
this
year
the
mayor
announced a $2 million investment
in Neighborhood Business Districts.
University District is one of those
districts and has seen a lot of growth
in the past few years.

Double Loaded Corridor

42nd Street

UNIVERSITY
DISTRICT

Pac

ific

Stre

et

Change: Never

Main Roads

Programmatic Dimensions

Lifecycle Analysis of Buildings

Designated Green Streets

U District Urban Design Framework

Multipoint Double Loaded Corridor

Retail

Cowen Park

Background
Architecture and buildings are looked at as “permanent” and “stable” objects within society, and yet almost everything
about them change over their lifetime. All the individual pieces that make up a building are replaced, renovated, or
upgraded as time goes on and still the building as the whole remains. This interesting dynamic of a static object containing
a constantly changing system is something oftern overlooked within the design process.

30’ x 60’ x 15’

Brooklyn Avenue

DOWNTOWN
60’ x 30’ x 15’

Single Point Double Loaded Corridor

30’ x 90’ x 15’

Proposal
The majority of buildings today are made to suite the particular interests of the present with little thought given over to the
needs of the future. This mentality has recently begun to change with the rise of sustainability and a continued interest
in providing for the future. In response to this, my thesis will investigate the viability of a pre-adaptive building prototype
capable of not only holding different programs, but also of being able to make minimal changes to switch out the program.
The result is a building that adapts and changes to new program while still maintaining its permanence.

University Way

Abstract

Cowen Park

University Heights Center

University Heights Center

UW Tower /Rail Station

UW Tower /Rail Station

43rd Street

42nd Street

Campus Parkway

60’ x 30’ x 16’6”

Structure:
Foundation and load-bearing elements are the first things to be constructed in the building. Everything else about the
building is based off of the structure. As such, changing the structure is incredibly expensive and difficult to do. If the
building needs to grow, a new set of structure has to be constructed as well. The structure then can last as long as the
building.
Change: 30 - 300 years

Lifecycle Analysis of Buildings

Bur
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Bike Paths

30’ x 60’ x 26’6”

30’ x 90’ x 26’6”

Retain
Lowrise
Residential

60’ x 60’ x 13’6”

60’ x 90’ x 13’6”

AREA OF
FOCUS
Current Use

Architect can only minimally affect the site

60’ x 30’ x 12’6”
Unit: 60’ x 12’6”

30’ x 30’ x 12’6”
Unit: 30’ x 25’

30’ x 60’ x 12’6”
Unit: 30’ x 26’3”

20’ x 90’ x 12’6”
Unit: 20’ x 41’3”

This map is not a recommendation of where development should occur - it is
an informed prediction of where it’s most
likely to occur.
NE
Ravenn

NE 58th St

1

UNIVERSITY OF WASHINGTON
60’ x 30’ x 11’6”
Unit: 60’ x 12’6”

Residential Balcony

30’ x 30’ x 11’6”
Unit: 30’ x 25’

30’ x 60’ x 11’6”
Unit: 30’ x 26’3”

3

20’ x 90’ x 11’6”
Unit: 20’ x 41’3”

60’ Depth

Determined by architect and engineers and are
influenced by space plan

70’ Depth

80’ Depth

NE 50th St

5

4

90’ Depth

30’ x 60’ x 12’6”
Unit: 30’ x 21’3”

20’ x 90’ x 12’6”
Unit: 20’ x 36’3”

30’ x 60’ x 11’6”
Unit: 30’ x 21’3”

20’ x 90’ x 11’6”
Unit: 20’ x 36’3”

-Leasing
space
uninterrupted by cores

NE Campus Pkwy

- Allows for very narrow
leasing space to very deep
leasing space
- Multiple cores running
through leasing space
breaking up the space
and interrupting space
plan

1
Site Plan

Projected Heights

Seattle, Washington

- Added cost of elevators
and stairs

Double Loaded Corridor
- Least Flexible (Corridor
either always has to remain
or residential units can only
be located on ends of
floors)
- Allows for very narrow
leasing space to very deep
leasing space

1

- No cores running through
leasing space as they are
located on ends

4741 11th Avenue
Constructed 2014
Service and Maintenance facility

Side Access
- Cores located at multiple points along exterior
path
- Exterior public path provides access to all units
- Plan depth can vary greatly but typically won’t
be as deep as double loaded corridor

Extended Point Access
- Maximum Flexibility
(Residential units can be
located almost anywhere not reliant on office space)
- Allows for very narrow
leasing space to very deep
leasing space
- Leasing space interupted
in only few occassions

2

Single Point Double
Loaded Corridor
- Least Flexible (Corridor
either always has to remain
or residential units can only
be located on ends of
floors)

2

3
3

- Allows for very narrow
leasing space to very deep
leasing space

4

- Single core running
through leasing space

4

(Living over Store, 207).
Good
zoning
governance
requires that there be a good
balance between flexibility and
predictability in the system. This
is an area where the level of
discussion needs to be raised
several rungs to be more
productive.

Program Configurations and Scenarios
2) Bridges at 11th
4557 11th Avenue
Under Construction
184 Residential Units

(Better Way to Zone, 102.)

Apartment Building and Learning Center In Barceloneta District - EC Compta Arquitectes
S.L. 2012

Zoning for Flexibility

Point Access
- Cores serve only units directly adjacent leading to no corridors
- More private entrances as only “neighbors” access same core
- Plans can vary greatly in depth
- Typical cores serve between 2-4 units per floor

This four-dimensional city is the
reality, yet much urban thinking
and many strategies are still
strictly three-dimensional. City
authorities continue to seek
permanent and final solutions
and to plan for an end state.

Site Plan

Office Building
Residential Building
The building can start as a
completely residential building but
also contain ground floor retail.

It could also be built as an office
building again with the ground
floor retail without any problem.

(Temporary City, 19).
47th St

Really it is only in the last two
century’s that man has started
to “guard’ previous building
mainly through the use of
“layers of legislation in the
fields of planning, building, fire
prevention and public heath.”

Today, the building still stands and is maintained
by the U.S. Government. Without the function of
the U.S. mint, the building’s program has changed
to one of a museum along with a few offices.
Institutional buildings such as government
buildings and church buildings are ones that tend
to defy change. The San Francisco Mint survived
both an earthquake and it’s program leaving.
Other historic buildings like the Empire State Building
have also survived to modern time. However,
extensive renovatios have taken place, albeit
on a level not easily noticeable. The Empire State
Building has a LEED Gold rating after renovations
to the windows and other features were updated
greatly reducing energy costs for the building.
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3) AVA University District
4535 12th Avenue
Constructed 2014
283 Residential Units

King’s Cross Station Master Plan by Allies and Morrison - Urban Practioners

Fewer, more-flexible zone districts would tend to simplify the ordinance by eliminating some ambiguous distinctions
between heavy commercial and light industrial zones.

Zoning for Permanence

Temporary Use

Extended-Point Access
- Cores serve a small group of units with
very limited corridors present
- More private entrances as only
“neighbors” access same core
- Plans can vary greatly in depth
- Typical cores serve between 4-10 units

The Polish sociologist Zygmut
Bauman argues that in the last
40 to 50 years we have moved
from a phase of what he terms
‘solid’ modernity to a ‘liquid’
phase. ‘Solid’ modernity was
based on a belief that it was
possible to make a ‘fully rational
perfect world.’ Change was
seen as temporary and it was
only a matter of acquiring
enough information, knowledge
and technical skills to construct
a world that did not require
further change.
Bauman maintains that we
have now moved to a phase
of ‘liquid’ modernity - a phase
that, like a liquid, ‘cannot keep
its shape for long’. We no longer
believe that a state of perfection
will ever be achieved: change
is here to stay, as ‘a permanent
condition of human life.’ This
brings increasing ambivalence
and feelings of uncertainty.
(Temporary City, 21).

Initial Building
Initial building features a majority of
Residential with space for ground
floor Retail and Office space
above

Building Evolution #1
Demand for Office space increases
so building changes to fit those
needs

Building Evolution #2
Office and Retail is gradually
replaced by Residential

Building Evolution #3
Uncontrolled by Owner, Tenant
decides use after purchase/rent of
certain amount of square footage

15th Ave

(Temporary city, 182).

University Way

Masterplanning can be far more effective when it is concerned with loose ‘visions’ and has sufficient inbuilt flexibility to
allow development to occur in layers over time. This approach recognises that the implementaion of one phase will both
have an impact on the surrounding area and interact with subsequent phases of the plan.

Brooklyn Ave

(OMA Website).

In OMA’s exhibition for the
Venice Biennale in 2010 titled
Cronocaos,
they
critique
the exponential growth of
preservation extrapolating that
at some point deciding whether
or not a building is preserved
happens before the building is
actually physically constructed.

12th Ave

The San Fransico Mint Building was built in
1874 to replace a 20 year old building. The
reason for the new building was because the
program had outgrown the original building.
However, the architects and owners of the new
building provided no provisions for later growth.

11th Ave

(Temporary City, 14).

Roosevelt Ave

1979: The only thing that remains is the theater,
however it shows evidence of being remodeled.
The depot has been replaced by some
professional offices.

45th St

4) UW Tower and Deca Tower
Two tallest buildings in University District
UW Tower - 22 story university office building
Deca Tower - 15 story residential hotel

London’s Aquatics Centre - Zaha Hadid Archtitects

Although there is little statistical evidence to back this up, buildings do seem to be intended, more than ever before, to
fulfil a market requirement and be abandoned as circumstances change. Temel maintains that temporary use liberates
‘land as a means of production from the fetters of the permanent’, either as ‘interim uses that make it possible to utilise
unproductive idle times,’ or through ‘making every use temporary on principle, since the market requires that every use
gives way to the next, more productive one.’
(Temporary 25).

Site Plan

“SF” means the square feet of
property assembled by a single
owner or company.

University Way NE

30’ x 30’ x 11’6”
Unit: 30’ x 20’

Circulation Configurations

TIER 0: 50%+

15th Ave NE

- Building depth limited by
depth of residential units
(Max 45’)

Can be influenced by the architect or interior
designers but ultimately is decided by the tenants.

Lake Shore Drive - Mies Van de Rohe 1951

Quest for Permanence

TIER 4: Pipeline Projects

TIER 5: Meet Tier 1-3, but not redev

vs. property value. (A low
percentage means a higher
likelihood of redevelopment.)

3

1) University Audi

This goal of permanence is
not even universal with many
Eastern cultures embracing the
concept of impermanence and
the cyclical pattern of nature.

TIER 1: 0-25%, 10kSF+
TIER 2: 26-50%, 10kSF+
TIER 3: 0-50%, Less than 10kSF

* “%” refers to improvement value

Point Access
- Maximum Flexibility
(Residential units can be
located anywhere as a
core is always directly
adjacent)

The quest for permanence, however, guides many of our choices. We want to achieve ‘lasting results’, or find ‘permanent
solutions’ or ‘enduring love’, to make ‘continuing commitments’, to invest our savings with ‘permanent’ investment funds
and to achieve ‘sustainable’ regeneration. For most people, the notion of permanence brings a sense of security and a
hedge against risk and the winds of change.

Zoning for Flexibility

University District Planning Area
Focus Area

POTENTIAL DEVELOPMENT SITES*

ACTIVELY UNDER DEVELOPMENT

Stair and Hallway Configurations
Side Access
- Medium Flexibility (If
exterior access is always
there then residential units
can be located anywhere)

Multipoint Double Loaded
Corridor
- Medium Flexibility
(Corridor either always
remains or residential units
must be located nearest
to cores)

A resilient city, district or building
can accommodate change
without changing its essential
character. Fixed land-use plans,
the definition of zoning districts
that resist change, and the
design of buildings and building
complexes that are for one use
only, not only artificially separate
functions from each other
but also prevent the physical
environment from responding to
economic and social change.

Potential Development Map

NE 47th St

UW Overlay
E

30’ x 30’ x 12’6”
Unit: 30’ x 20’

- Leasing space only
interrupted once by core

We know that the city is never
an end state, but is perpetually
evolving. The evidence lies all
around us. The historic layers of
cities co-exist in a rich mosaic
of contrasting architectural
styles. Sometimes these historic
structures
are
embedded
successfully within the life and
function of the modern city;
sometimes their outline is written
in its present street patterns; and
sometimes they seem stranded
incongruously in its fabric.

NE 56th St

5

UNLIKELY TO DEVELOP*

Central Access - Double Loaded Corridor
- Cores either centally located or on the end of a corridor
- Depth of building can vary greatly

Despite the vast majority of
buildings in the world being
static (if not permanent), for 99
per cent of human history it has
been a part of our genealogy
to be mobile.

Single
Family
Zone

NE 45th St

Determined by collaborating between the architect
and the tenant and will be constantly influenced later
by the tenant

Quest for Permanence

Quest for Permanence

Single
Family
Zone

NE 55th St

2

NE 52nd St

Skin is placed on the structure and usually responds to
the interior program

- Allows for very narrow
leasing space to very deep
leasing space

ca. 1955: The building was originally built as a
garage and featured wide windows to provide
natural lighting.

a Blvd

1
Architect determines the structure at the beginning
and it effects everything else about the building

Brooklyn Ave NE

SITE
STRUCTURE
SKIN
SERVICES
SPACE PLAN
STUFF

Projected Use
CONTEXT
15th Ave NE

I met a traveler from an antique land
Who said: ‘Two vast and trunkless legs of stone
Stand in the desert. Near them on the sand,
Half sunk, a shattered visage lies, whose frown
And wrinkled lip and sneer of cold command
tell that its sculptor well those passions read
Which yet survive, stamped on these lifeless things,
The hand that mocked them and the heart that fed.
And on the pedestal these words appear:
My name is Ozymandias, King of Kings:
Look on my works, ye mighty, and despair!”
Nothing beside remains. Round the decay
Of that colossal wreck, boundless and bare,
The lone and level sands stretch far away’.

Residential
Focus w/
Medium
Density

UW West & SW Campus

60’ x 30’ x 13’6”

Residential

Change: 3 - 7 years

Percy Bysshe Shelley, ‘Ozymandias’ (1818).
(Temporary City, 11).

The building maintained it’s use until 1937
when again the minting activity outgrew the
building. The building was abandoned for
a newer, larger structure over a mile away.

Mixed
Neighborhood w/
Medium Density
Residential

Mixed Use w/
Commerical Emphasis

Roosevelt
Way NE

Change: 1 - 5 years

UNIVERSITY
DISTRICT

60’ x 90’ x 12’

Ave

Lifecycle Analysis of Buildings

Space Plan:
Interior layout such as walls, ceilings, floors and doors. The reason for these changes can be changing needs of the tenant
or just simple updating to match current trends. Commercial space can change every 3 years or so while homes might
last as long as 30 years.

60’ x 60’ x 12’

U District Urban Design
Framework
Potential
Seattle DPD

ake

Services:
Things that make up the building services include not only all the HVAC equipment and ductwork but also all eletrical
wiring, communication wiring and moving parts such as elevators. These things wear out overtime and need to replaced
and updated. Other times they are replaced as new efficient technology comes out. If these things are too deeply
embeded to replace easily, the building is typically demolished.

Stuff:
Chairs, desks, phones, pictures, kitchen appliances, lamps, hair brushes, etc. These items can change as quickly as day
to day. Other items may last longer but as tenants change out, their “stuff” also change with them as well.

In 1906, an earthquake struck San Francisco.
Due to heroic efforts on part of the staff as
well as the construction of the building itself,
the building and its gold inside survived.

Retain
Single
Family
Residential

Retain Single
Family
Residential

Retain
Lowrise
Residential

This final name change occurred in 1985, six years
after it was placed on the National Register of
Historic Places. Purchased by the Arter Group, the
building was extensively remodeled converting
most of the upper floor offices into condominums.
According to the Arter Group about the
renovation: “All of the space in the building was
gutted, again except for the structural elements,
and completely renovated in accordance with
historical guidelines, creating ‘new’ housing units
on floors 3 and 4th, and also on floors 6 through
11 with ‘Class A’ offices on the remaining floors.”

1938: Housed a multitude of uses including a
theatre, bus depot, coffee shop and possible
some offices.

Sakuma Viewpoint

Walking Paths

U District Urban Design Framework

60’ x 30’ x 12’

Over the next century, the building served
numerous and diverse tenants, though it was
mostly used as offices. It was also renamed
multiple times as it switched owners and has thus
been known variously as the Burr Block, Security
Mutual Building, Veteran’s Building, Anderson
Building, and finally as Cornerstone Condiminums.

1993: The interior of the space still functions well
even with a different function.

Tra

il

Office

To accomplish this feat, as well as to maintain
occupancy
throughout
the
renovation,
they started work on the southern half of the
building first. Here they gutted the structure
and dropped in a new steel structure by
crane. The stone facade was then relaid in
front of the steel structure and new stone
was found to match the existing stonework.

1990: The garage has been replaced by retail
uses yet because of it’s wide windows still
functions well.

Campus Parkway

50’ Depth

Sakuma Viewpoint

60’ x 30’ x 26’6”

Change: 7 - 15 years

ca. 1925: The interior of the garage was wide
and spacious allowing for maximum flexibility.

40’ Depth

Lifecycle Analysis of Buildings

Lincoln Mayor Carlos Burr along with his brother
Lionel purchased the lots on the northeast
corner of 12th and “O” streets in 1876 and soon
afterward hired Lincoln Architect James Tyler
to design Lincoln’s first “skyscaper” at 6 stories
tall. Records of the time are sketchy as to the
actual date of construction, but the building
can be see in images as early as 1889. The
building housed the German National Bank on
the ground floor while various tenants, mainly
lawyers, occupied offices on the upper floors.
Notable tenants included William Jennings Bryan
as well as later Vice President Charles Dawes.

Quest for Permanence

Extended Point Access
30’ Depth

Site Plan

Humanity’s desire for permanence can be
seen in their desire to preserve buildings even
through massive renovations. A prime example
of this can be seen in downtown Lincoln,
Nebraska. At the corner of 12th and “O” streets
stands the Anderson Building originally known
as the Burr Block. The 11-story building when it
was originally built was quite different though.

The building was later purchased in 1906 by
Security Mutual Insurance Company. They would
start an expansive renovation in 1915 with the
architects Berlinghof & Davis. They converted
the original 6-stories into 8 stories, then added
two regular stories as well as a penthouse level.
Thus the 6-story building was changed into a new
11 story office headquarters for the company.

Side Access
30’ Depth

Change: 20 years

Eastl

Quest for Permanence

30’ x 90’ x 16’6”

30’ x 60’ x 16’6”

Skin:
The exterior facade of the building is something that helps define the building. The exterior facade undergoes changes
over time either as it wears out and needs repair or to keep up with fashion and technology. Older buildings in particular
leak energy through the exterior and to keep it better-insulated, the facade is updated to save the owner energy costs.

Development

Heartland

CHANGING PERMANENCE

Thesis

I-5 Express

Final
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Evolution B

Pre-Adaptive System
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Path Diagram
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Facade System
Office Facade Systems

Street Perspective

Stair Perspective
9

Closed Screen

Acts as a solar shade device and
keeps the office more private
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Level 6
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Level 5
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Level 5
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Open Screen

Vertical fins block sunlight from
entering while allowing for
operable windows
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Evolution C
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Roof
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Level 6
86' - 0"

Level 5
72' - 6"
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59' - 0"

Level 3
45' - 6"

Door Diagram

Facade System

Level 2
32' - 0"

Residential Facade Systems

Mezzanine
18' - 0"

Open Screen

With the curtain wall right next to
it, this allows for natural ventilation
through opearable windows

Level 1_Bottom
Levels
0' - 0"

Program Axonometric

West Elevation

Scale: 1/16” = 1’

Balcony

With a set back curtain wall, the
screen acts as a guard rail for
the balcony and can be either
opened or closed

Randomness

The screens can be set indivualed
by the residential tenants leading
to a certain amount of randomness
in the facade in comparison to a
the uniform office facades

Street Render

Perspective Overview

Street Render

Design
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